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. . : . Achieving the vision dhe ARP depends on a wide variety of
Jasper Place is an established community where people live, work an(f ,
) S a]keholders, and each stakeholder needs different types of
play. The Jasper Place Area Redevelopment Plan (ARP) provides a to . :
o hel ide arowth and chan he next 15 to 20 rs. Th information from the ARP to contribute to the successhefplan.
0 help guide growth and change '€ nex o cUyears. The Find out what sections may be most relevant to you.
ARP supports a safe, livable, and resilient community by providing
guidance designed to make the most of the exciting opportunities in Current and future resident3he Plan Vision provides an overall
the area. vision and guiding principles for Jasper Place. The Objectives and

Policies set out specific guidance on the type of buildings, parks and

r Pl i fin he neigh rh f Britanni . L
Jasper Place is defined as the neighbourhoods o tannia infrastructure that are envisioned for the area.

YoungstownCanora, Glenwood, West Jasper Place, and a portion of

the Stony Plain Road commercial corridor. The ARP hlghllghts Homeowners, property ownersmd businessed he Objectives and
redevelopment opportunities in Jasper Place, and provides guidance pojicies land use chapter sets out what opportunities may be

on future land use and C|ty investment decisions in the area. It sets available on your property_ It provides direction for redeve|oping your
outland use policies in each of the four neighbourhoods, with property under existing zoning and opportunities for rezoning. The
additional policies for a Stony Plain Road focus area. It also sets out cjvic infrastructure chpter also highlights potential infrastructure

civic infrastructure policies to guide investment decisions on parks upgrades that may be needed to support redevelopment.
and open space, mobility, and utilities infrastructufdie ARP is

intended to help make Jasper Place more livable for existing resident&ity staff reviewing rezoning or development applicatiofiie

and businesses, and to ensure new community members are Objectives and Policies land use chapter provides guidance for

welcomed and accommodated in the area to support vibrant rezoning and discretionamgevelopment decisions. It alsocludes

neighbourhoods, schools and businesses. civic infrastructure policies that provide guidance on mobility or
utility infrastructure requirements that may exist for individual

How to read this pan applications. 3.2 Section structure provides important information for

The Introduction provides an overview of the ARP process and the interpretingthe policies and the process for plan amendments is
existing policy framework. It also summarizes the community input  provided in the Amendments + Monitoring section.

and technical studies that informed the ARP. ) ) ) ) o o
City staff responsible for capital projectBhe Objectives and Policies

The Plan Vision sets out the overall vision for Jasper Place and showsivic infrastructure chapter sets out priority projects and guidelines to
how the City policy framework, community input and technical be casidered in any related capital projects, subject to Council
studies have come together to form a set of guiding principles. prioritization and approval of funding. 1.3.3 Observations and

Objectives and Policies set out land use and civic infrastructure mapstecmlc"’II studies highlights important information for capital projects.

and policies to help guide future land use decisions and City Institutional partnersincluding school boards, emergerssrvices,
investment in Jasper Place. and utilities companies can find information about the future vision

Amendments + Monitoring provides a lotgrm plan for the ARP to of the area in the Plan Vision and Objectives and Policies sections.

ensure it remains up to date and is successfully implemented. Mayor and CounciThe Plan Vision sets out the intent behind the ARP
The Glossary provides definitions of key terms used in the ARP.  Policies and the guiding principles these policies were based on.
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Figure 1: Plan area

Britannia Youngstown Canora

Stony Plain Road

Business Association

West Jasper
Place

Glenwood

Jasper Place is a common name for a number of neighbourhoods in
9RY2yli2yQa ¢Sai SyR® C2NJ G§KS LidzN.
the four neighbourhoods of Britannia Youngstown, Canora, Glenwood ai
West Jasper Place, and includestjpms of the Stony Plain Road commerci
corridor. The boundaries of the plan area are 107 Avenue to the north, 1
Street to the east, 95 Avenue to the south and 170 Street/Mayfield Road
the west.
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Jasper Placis an established community where people live, work

and play. The Jasper Place Area Redevelopment Plan (ARP) provides

a tool to help guide growth and change over the next 15 to 20 years.
It supports a safe, livable and resilient community by providing
guidance designed to make the most of the exciting opportunities in
the area.

The ARP highlights redevelopment opportunities in Jasper Place,
and provides guidance on future land use and City investment
decisions in the area. The ARP is intended to help rakeer Place
more livable for existing residents and businesses, and to ensure
new community members are welcomed and accommodated in the
area to support vibrant neighbourhoods, schools, and businesses.

Throughout the ARP process, City staff collaboratil internal
departments, spoke with Jasper Place community members, and
worked with various technical experts to develop the vision and
policies of the Jasper Place ARP.

In this introductory section of the ARP you can learn about:
1.1 The Plan area anide neighbourhoods included in the ARP.
1.2 The Plan purpose, including what an ARP is, why one was
undertaken in Jasper Place, and how to use this plan.
1.3 The Plan framework, including the City policies, community
input and technical information thahformed the plan.

1.1 Plan area

For the purpose of this ARP, Jasper Place is defined as the
neighbourhoods of Britannia Youngstown, Canora, Glenwood, West
Jasper Place and a portion of the Stony Plain Road commercial
corridor. Jasper Place is locatednast Edmonton and is bounded

by 149 Street to the east, 170 Street to the west, 107 Ave to the
North and 95 Ave to the south.

1.2 Plan purpose

The Jasper Place ARP is a forwlwking document that provides a
clear vision of how the area is expected t@nge and grow over

the next 15 to 20 year§.he ARP provides current and future
residents, businesses, and landowners clarity about what types of
change and investments may be expected for their neighbourhoods.

The ARP builds on the existing land useets of the neighbourhood
that were identified by community members and technical studies,
including its strong walkability and street pattern, access to existing
bus transit and future LRT, mix of uses, and sense of openness.

The ARP also seeks to aniee other themes that were highlighted
throughout the process, including promoting a safe neighbourhood,
encouraging more housing choice, supporting vibrant commercial
areas, and introducing new open space.

The Jasper Place ARP provides opportunities for residents and
landowners to capitalize on the potential of the Jasper Place area
and to welcome new investment, businesses and residents that will
support a vibrant community.

The ARP sets out a vision aspportunities that will guide future
rezoning decisions and City investment in Jasper Place.

1.2.1 What is an Area Redevelopment Plan (ARP)?

An ARP is a statutory plan that is formally adopted by Council as a

bylaw. Once it is adopted, ARPs must be mered by City staff

when evaluating rezoning and discretionary development decisions
in the plan area. In this way, ARPs play an important role in shaping
change and growth in existing areas of the City.

An ARP is formally defined by the Municipav&nment Act (MGA)

of Alberta. The MGA states that an ARP can be used to:

Preserve or improve land and buildings

Construct, rehabilitate, replace or remove buildings

9 Establish, improve or relocate roads, public utilities or other
services

1 Facilitate ay other development

= =



All plans adopted by Council, including ARPs, must be consistent
with all other applicable plans, policies and guidelines already
approved by Council. This means that the ARP must reflect the
L2t AOAS& Ay R2 Odswhaiycipa Devalapnient| &
Plan,The Way We Grovand other plans described in Section 1.3.1:
Existing policies.

The MGA also requires that opportunities be provided for members
of the public, school boards and other affected parties to provide
input into the ARP. More information on the consultation activities
for the Jasper Place ARP is provided in Section 1.3.2: Consultation.

The Jasper Place Area Redevelopment Plan meets the requirements

of the MGA.

1.2.2 Why an ARP in Jasper Place?
In 2009 City @uncil endorsed &evitalization Strategfpr Jasper
Place. The Revitalization Strategy was developed through
collaboration with the Jasper Place communities, and continues to
be supported through the work of local volunteers. The Strategy
identified threemain priorities for Jasper Place:

1 Feeling Safe in Our Community

1 Connecting with Our Community

1 Building Our Community

A series of visions, goals and action items were developed under
each of these three priorities. One of the long term action items
identified in theStrategywas the creation of an ARP for each of the
four Jasper Place neighbourhoods.

A series of Cityvide policies, outlined in Section 1.3.1, and the
expansion of Light Rail Transit (LRT) Valley line also led to an ARP
being undertaken in Jasper Place. The approved alignment of the
LRT route identifies three new LRT stations in Jasper Place. City
policydirects that change and growth should be focused around
transit and LRT stations, therefore the three new stations are likely
to be a catalyst for investment and change in Jasper Place.

1.2.3 When to use this plan
Purchasing, redeveloping or renovatipigpperties
The ARP sets out the range of opportunities that exist for each

U KaPcel biiaHd 42 well as what expectations there may be on site.

The ARP also highlights infrastructure investments that may be
required as part of redevelopment. It is importaotconsult the
ARP when considering purchasing, redeveloping or renovating
properties to ensure the range of opportunities and expectations
are known at the outset of a project.

Rezoning Applications

The ARP sets out a vision and opportunities that will guide future
rezoning decisions. Applications to rezone land are processed by
City Administration. After accepting a rezoning application in the
ARP area, Administration will assess the applicatiomagtie ARP
policies and other relevant plans and policies, determine whether
the application conforms to these policies, and indicate to Council
whether or not Administration supports the application. The ARP
will also be used to develop any Direct Cohizones that may be
applied for in the area to ensure the provisions meet the objectives
of the ARP. The decision to rezone or not rezone is ultimately made
by City Council at a public hearing.

At the City Council public hearing, members of the pubby speak
directly to Council about the rezoning application and indicate
whether or not they support it. Council assesses each rezoning
application on a casby-case basis and maintains full jurisdiction
and discretion over the ultimate decision.

The ARBhould therefore be consulted by applicants prior to their
application to rezone land, by Administration when assessing a
rezoning application, and by interested members of the public.

Subdivision Applications

Subdivision Applications are made to théb8ivision Authority,

which is composed of members of City Administration. Subdivision
applications are considered against all relevant policies.



The ARP should be consulted by applicants, the Subdivision
Authority, and interested members of the public wha subdivision
application is made.

Development Permit Applications

Development Permit applications are processed and approved by
City Administration. Administration assesses all development permit
applications against the regulations of the Edmontonidg Bylaw

and applicable statutory plans, such as an ARP.

The Jasper Place ARP provides direction to both applicants and
Administration on development permit applications that involve the
use of discretion, also known as Class B development. The ARP is
applicable in the following instances:
1 the development permit application is for a discretionary use
1 the development permit will vary one or more Zoning Bylaw
regulations
1 the Zoning Bylaw regulations that apply to the proposed
development are written sth that they are open to
interpretation

The ARP provides guidance on the appropriate contexts for and
extents of variance or discretion, and provides guidance for areas of
ambiguity.

City projects and investment

The Jasper Place ARP provides guidance to City staff who undertake
capital projects in the area. The civic infrastructure policies highlight
priority projects for Jasper Place and provide guidelines on how
these should be implemented. All civic infrasturet

recommendations made in the ARP are subject to Council
prioritization and funding availability.

1.2.4 How to read this plan

Structure

The Introduction provides an overview of the ARP process and the
existing policy framework. It also summarizes the community input
and technical studies that informed the ARP.

The Plan Vision sets out the overall vision for Jasper Place and
shows how theCity policy framework, community input and
technical studies have come together to form a set of guiding
principles that shape the ARP policies.

Objectives and Policies sets out land use and civic infrastructure
maps and policies to help guide futurenthuse decision making and
City investment in Jasper Place. It provides information at a range of
scales, including Jasper Place as a whole, each of the
neighbourhoods, and a Stony Plain Road focus area.

Amendments + Monitoring provides a lotgrm plan br the ARP to
ensure it remains up to date and is successfully implemented.

The Glossary provides definitions of key terms used in the ARP.



Readers

Achieving the vision of the ARP depends on a wide variety of
stakeholders, and eadtakeholder needs different types of
information from the ARP to contribute to the successhafplan.
Find out what sections may be most relevant to you.

Current and future resident3he Plan Vision provides an overall
vision and guiding principlesrfdasper Place. The Objectives and
Policies set out specific guidance on the type of buildings, parks and
infrastructure that are envisioned for the area.

Homeowners, property owners and business€he Objectives and
Policies land use chapter sets outatlopportunities may be
available on your property. It provides direction for redeveloping
your property under existing zoning and opportunities for rezoning.
The civic infrastructure chapter also highlights potential
infrastructure upgrades that may be eded to support
redevelopment.

City staff reviewing rezoning or development applicatioiitie
Objectives and Policies provides land use guidance for rezoning and
discretionary development decisions. It also provides civic
infrastructure policies that prade guidance on mobility or utility
infrastructure requirements that may exist for individual

applications. 3.2 Section Structure provides important information
for interpreting the ARP policies and should be consulted by all City
staff. The process for @h amendments is provided in the
Amendments + Monitoring section.

City staff responsible for capital projectBhe Objectives and

Policies civic infrastructure section sets out priority projects and
guidelines to be considered in any related capital projects, subject

to Council prioritization and approval of funding. 3.2 Section
Structure provides important inforation for interpreting the ARP
policies and should be consulted by all City staff. 1.3.3 Observations
and technical studies provides information on the reports that

should be consulted when undertaking related capital investment
projects.

8

Institutional partnersincluding school boards, emergency services,
and utilities companies can find information about the future vision
of the area in the Objectives and Policies section.

Mayor and CouncilThe Plan Vision sets out the intent behind the
ARP policiesral the guiding principles these policies were based
on.



1.3 Plan framework The Way We Livgolicies focused on improving the livability of
The following section provides a summary of the three components ~ Edmonton.

that were used to build the ARP, including: TheWayWe Gregn | A YSR | & LINBaAaSNBAy3 | yR
1.3.1 Existing policies that apply to Jasper Place environment.
1.3.2 Community input gathered through consultation with local The Way We Prospepolicies to diversify and strengthen
stakeholders _ _ _ IRYZYyl(i2ymya $02y2
1.3.30bservations and technical studiget created a . o
knowledge base of the Jasper Place context TheELEVATE repodeveloped by the Community Sustainability

Task Forcealso articulates a vision for strong, diverse, and
sustainable neighbourhoods where Edmontonians can live, learn,
work, and play, now and in the future.

The Way We Grow (2010)

9RY2y(i2yQa adzy AOALI t 5S@SThe LIYSyY i
Way We Growln support ofThe Way Aheadt encourages

compact and sustainable communities. In particular, it calls for a
greater proportion of new development to occur within mature and
established neighbourhoods. In additiorhe Way We Grow

establishes that medium to higher density residahtemployment,
KNOWLEDGE BASE and retail development should be focused around LRT stations and
Transit Centres.

1.3.1 Existingpolicies The Way We Gro®+ £ £ & F2NJ 6KS AYLX SYSydl
1.3.1.1 City wide policies the ongoing preparation of Area Redevelopment Plans and other
The Way Ahead types of land use plans®dzA RS NB RS @St 2LIYSy (¢ 01

The Way Ahead 9 RY2y (i2yQa adNI G0S3aIA0 zAlaAR2y Iy Sada od RIAKSEK $ K/SA Ry O SyEit  aad
to create a more compact, sustainable, and livable city. A series of infill that contributes to the livability and adaptability of the
more detailed strategies have been developed to help realize the YSAIKO2dzNK22Ré 6t2f A08 odPpdmMdMO X

v A s oA

vision set out in The Way Ahead. These include: LINE OSa aD2¢ oddtpdMPp 0 YR GRSGESNINAY S
The WayWe Groww 9 RY2y 2y Q& adzy A OA LI t 5AYoFeN 28 gyNHpQil dgNJB. (G LI OAte O2Zy auNI Ay
outlined further below.

y y . — ay We Mov. OO% _
The WayWeMowe 9 RY2Yy U2y Qa ¢NJyaLR2Nul qu}%%y /axl ﬂaéquéK%q:t J-'yyazmewawvé Mcvedentfiesa ( S NJ

outlined further below. thelongli SNY @GAaAz2y TFT2NJ ORY2yd2yQa N

The Way We Financa strategy to ensure Edmdhty Qa T A y I Y Grcluding the extension of the LRT network throughout the city.
sustainability.



In 2012, Council approved the alignment of the LRT Valley Line,
which will run from Mill Woods, through downtown to West

neighbourhoods that fall outside of TOD areas, including portions of

the four Jasper Place neighbourhoods. The goals of thedahGs

Edmonton Mall, ending at Lewis Farms. The proposed alignment has generally be summarized as

the Vallgy Line entering Jasper Place at Stony Plain Road and 149
Street, where it will continue west along Stony Plain Road to 156
Street before turning south along 156 Street. Three associated LRT
stations will be located in Jasper Place at Stony Plain Roadsand 1
Street, Stony Plain Road and 156 Street, and 156 Street and 95
Avenue.

Transit Oriented Development Guidelines (2012)

To support the londerm viability of the LRT and to achieve the
I AGeQa @GAarzy F2N |
approvedPolicy C563ransit Oriented Developmeand the
associatedsuidelinegTOD Guidelines) 2012. Th&OD Guidelines
outline development potential for sites within 400m of LRT stations
and transit centres, and identify a variety of LRT station types. T
Guidelineslso provide a framework for new plans being developed
within 800m of future LRT stations and Transit Centres.

All three of the Jasper Place LRT stations are identified im@i2
Guidelinesis Neighbourhood Stations. Areas around thetexds
transit centre and future stations are identified for a range of infill
development, primarily row houses and duplex housing, as well as
apartment housing up to four storeys along arterial and collector
roadways and large sites. Retail, restauranig] professional

offices are also encouraged within 2800m of Neighbourhood
Stations. Creating pedestrian and cycle friendly streets, parks and
open spaces in stations areas are also key elements of @2
Guidelines

Residential Infill Guidelines (2009
In 2009 Council adoptedolicy C55Residential Infill in Mature
Neighbourhoodsnd the associateResidential Infill Guidelinea
manual of Planning and Design Guidelines for Residential
Development in Mature Neighbourhoof®IGs) in order to provide
JdzA RF YOS FT2NJ NBAARSYGALl f

10
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9 Foster reglential infill that contributes to ongoing
neighbourhood renewal and revitalization, and support
liveable and adaptable mature neighbourhoods

1 Encourage residential infill that contributes to the social,
economic and environmental sustainability of mature
neighbourhoods and the overall sustainability of the City

1 Provide direction on the built form and design of buildings,
as well as overall site design and streetscape interface for
infill projects.

YR fA@SIofS

Zoning

The Zoning Bylaw controls the use and developnoéatl land in

the City of Edmonton. Each parcel of land in Edmonton is

9RY2Yyi2Yy>

| 2 dzy OA ¢

designated by a specific zone. Each zone sets out the permitted and

discretionary use opportunities and development regulations for a
range of development features, including such gsras height, size,
and setting of buildings as well as access, parking and landscaping.

The Zoning Bylaw includes both standard zones that are applied to
multiple sites across the city, and Direct Control zones that are
generally applied to individual pperties or focused areas of
Edmonton. The Zoning Bylaw also includes overlays that provide
area specific regulations for portions of the city.

The map on the following page shows the zoning in place in Jasper
Place at the time of passing the ARR015.The neighbourhoods

also fall within the Mature Neighbourhood Overlay (MNO). The
purpose of this overlay is to ensure that low density development in
9RY2Yy(i2yQa YI Gd2NBE NBAARSYGAL
to existing development and provides pgrtunity for discussion
between applicants for new development and existing community
members.

AY 9RY2yii2yQa YI i dNB
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Figure 2: Zoning in Jasper Place (June 20d6)not amend




1.3.1.2 Existing local plans, studies & resolutions

Stony Plain Road Urban Design Vision

Throughout the Revitalization process in Jasper Place, the City held a
number of charrettes, working sessions, interviews and open houses
that asked local stakeholders about their aspirations for the future of
Stony Plain Road.

The Urban Design Visiavas completed in June 2012 and provided
guidance on the future character, land use and urban design
considerations for the Stony Plain Road corridor. The Vision was used
to inform policies in the Stony Plain Road focus area.

100 Avenue Planning Study

The 100 Avenue Planning Study covers the area from 149 Street to 170
Street between 99 Avenue and Stony Plain Road and wasegpby
Council in 1986. It setut land use directions for the area, including

areas for single and two family residential, thwinit housing, as well

as commercial and mixed use.

Britannia / Youngstown Neighbourhood Planning Study

The Britannia / Youngstown Neighbourhood Planning Study was
undertaken in 1983. The study made a number of recommendations,
including maintainingpartment development to areas currently zoned
RA7, the maintenance of single family houses in the northern portion

of the neighbourhood, the rezoning of the southern portion to
accommodate RF4 zoning, the use of a vacant site for the expansion of
the Westawn cemetery, and the retention of the 160 Street Park.

Canora Neighbourhood Improvement Plan

The Canora Neighbourhood Improvement Plan was undertaken in
1972. It set out a variety of land use recommendations aimed at
balancing new and existing developmnt. The Plan also made
recommendations for road closures and new park space.

bSeYlIyQa wSazfdziazy

Council passed the following resolution, which is referred to as the
Newman's Resolution, on September 9, 1980:
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"Whereas the large majority of honmvners have previously

expressed a strong desire to remain single family area, therefore, |
move that the area from the lane west of 149 Street to the lane east of
156 Street between 95 Avenue and 100 Avenue remaih, RFich is

the equivalent zoning of @I & LINB &Sy idfée SEAada

Ay GKS
1.3.1.3 How does the ARP relate to existing policies?

In addition to the ARP, future developments in Jasper Place will be

guided by all applicable Cityide policies, including the Municipal

Development Plan (MDP), Raesntial Infill Guidelines and Transit

Oriented Development Guidelines. The ARP has been developed to be

consistent with the general intent of these Gityde policies. In

instancesvhere detailed guidelines diffdretween the Residential Infill
Guidelineg2009), Transit Oriented Development (TOD) Guidelines

(2012) and the Jasper Place ARP, the ARP will take precedence. As

9RY2y G2y Qa LIRfAOE FTNIYS62N)] O2yiGArydzSa
MDP, Residential Infill Guidelines (2009), and TOD Guidelines (2012)

mayoccur. These amended policies, as well as new policies or

initiatives, may be used to guide future amendments to the Jasper

Place ARP to ensure it continues to evolve in accordance with the

broader City policy framework.

The Zoning Bylaw is a livingadiment and the Jasper Place ARP is
designed to evolve in step with amendments to the Zoning Bylaw.
References to the Zoning Bylaw in the ARP should be interpreted in
relation to the contemporary Zoning Bylaw regulations, rather than the
Zoning Bylaw inlpce at the time of adoption of the ARP. The

regulations of the Zoning Bylaw take precedence over the ARP for Class
A developments where no variances or discretion are applied.

The existing local plans and resolutions provide area and site specific

guidelines that are comparable to the level of detail provided in the

ARP. In order to avoid conflicting land use direction at the local level,

these existing neighbourhood plans and policies, specifically the Stony

Plain Road Urban Design Vision, 100 Avd?laaning Study, Britannia /
Youngstown Neighbourhood Planning Study, Canora Neighbourhood
LYLNR@GSYSylG tflys FYyR GKS bSgYlyQa w
effect following the adoption of the ARP. This approach will encourage

greater certainty and clasi in the decision making process.

(Vo))
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1.3.2 Community input

1.3.2.1 Process summary

The City of Edmonton is committed to engaging citizens in
decisions that could affect them, as set out in Policy C513: Public
Involvement. Asuch, he City organized a number of activities
throughout the ARP process for community members to provide
their input on the ARP.

Open House #lheld in October 2012, was an opportunity for
residents and stakeholders in all four Jasper Place
neighbourloods to learn about the ARP process, ask questions of
City staff, and to clarify community priorities for the ARP.

In April and May 2013, the City visited each neighbourhood and
met with the Stony Plain Road and Area Business Revitalization
Zone in a sees ofiInformation & Feedback Session§he purpose

of these sessions was to share preliminary information collected

in the first phase of the ARP process, and to receive more detailed
feedbackabout key issues identified by community members in
Open Housétl, such as neighbourhood character, housing

choice, and parks and open space. Staff used this feedback, along
with Citywide policy, to write a series of draft principles for the
ARP.

At Open House #h June 2013, the City presented a series of
draft quiding principles based on the feedback received from the
community. Attendees had the opportunity to review and
comment on the principles, and identify areas of future change
they anticipated in their neighbourhoods.

Throughout summer 2013, the Cigtended a variety of

community eventsto increase awareness of the ARP process, and
provide further opportunities for community members to give

their feedback about the draft principles for the ARP.

At Open House #& November 2013, community members
sharedtheir ideas about how to implement the guiding principles
of the ARP in the Jasper Place neighbourhoods. Participants
provided input through comment sheets, interactive displays,
conversations with City staff, and workshop exercises about land
use, parksaand open space, and mobility. City staff used this
feedback to inform the draft ARP.

In June 2014, the first complete draft of the ARP was launched at
Open House #4Attendees had the opportunity to review display
board materials, listen to a presentatidny City staff that outlined
the key policies and approaches of the ARP, and ask questions in
large and small group formats. The first draft of the ARP was then
open for community input until October 31, 2014 through email,
letters, online surveys, and a drop in session in September
2014.

A second draft of the ARP was released in February 2015, along
with a summary document that responded to the community
feedback received on the first draf@pen House #%as held in
March 2015 to share information drdiscuss the second draft of
the ARP. Information boards were provided and City staff
delivered a presentation outlining the second draft and next steps
in the process. Community members had the opportunity to
provide their input on comment sheets at tlpen house,

through an online survey, and by email and phone calls by March
31, 2015.

Community members also had the opportunity to attend an
Executive Committee meeting on May 5, 2015 and share their
perspectives on the second draft with members of Council.

The input of the community has been essentiadientifying the

plan priorities and has directly informed the guiding principles and
specific policies in the ARP. The City gratefully acknowledges the
time dedicated and commitment shown by community members
in providing their input and feedback.
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1.3.2.2Key consultation themes

A number of key themes emerged through the feedback received
from residents, businesses and property owners in Jasper Place.
The topics that relate directly to land use and civic infrastructure
that could be considered in the ARR dnighlighted below.

Safety
i Feeling safe in the neighbourhood was highlighted as a key
priority, particularly in parks and along Stony Plain Road.

Housing choices

1 There was general consensus that Jasper Place should provide
housing opportunities for farties, singles, and seniors.

1 Some felt that single detached housing should be protected
and that other types of housing detracted from neighbourhood
character.

9 Others highlighted opportunities for a variety of housing forms
to attract families and supporbtal schools.

1 Many expressed a desire for the interior of the
neighbourhoods to remain small scale with additional
opportunities focused along arterial roads.

Design quality & sense of place

1 Many expressed support for infill if it could be guaranteed to
be of high design quality.

1 Many valued the sense of space created by front yards and
mature trees in their neighbourhoods.

1 Rear garages were noted as a defining feature of the
neighbourhoods.

1 Some felt there were opportunities to redevelop older houses
into more modern, higher quality buildings.

Transit oriented development (TOD)

1 Some felt transit oriented development guidelines were out of
scale for the Jasper Place neighbourhoods and applied to too
much of the area.

1 Others felt TOD offered a goagportunity to provide activity
and add to street life.

14

Stony Plain Road

1

The Stony Plain Road commercial corridor was highlighted as a
potential community asset that would be key to the success of
the area.

Concerns around the quality of buildings alongn$ Plain

Road were raised and a desire for more diversity of businesses
was expressed.

Mixed use development along the street was highlighted for its
potential to revitalize the street.

Parks and open space

1 Parks and open space in Jasper Place ardyhiglued by
community members.

1 Some noted that existing parks would benefit from upgrading
to improve the quality and safety of the spaces.

1 The need for more parks and open spaces was highlighted by
West Jasper Place residents.

Mobility

1 The walkability of the neighbourhoods was highlighted as a
valued asset.

1 Limited pedestrian access to key commercial areas, including
Mayfield Common and Stony Plain Road, was raised as an
issue.

1 The 100 Avenue sharagse path was noted as a valuable
community asset.

1 It was noted that biking infrastructure could be improved to
link across the whole area.

1 Increased pressures on treet parking were highlighted as a
key concern associated with infill development.

1 Concerns about the impact of LRT on ia#ind transit users
parking in the neighbourhoods were also raised.

1 A strong preference for an oefftreet transit centre adjacent to
the future LRT station was expressed.

Infrastructure
1 Many expressed the importance of ensuradequate sewer

and utility infrastructure to support the local community now
and in the future.



1.3.3 Observations and technical studies

The City undertook a number of technical studies that provide a
picture of the existing conditions in Jasper Plad@s section
includes a summary of:

Learning Scenarios

Housing Assessment

Utilities and Sewer Infrastructure Study

Parks Assessment

Mobility and Transportation Assessment

Central Jasper Place Land Use and Transit Study
Highlevel Historic Character AreaWRew

= =4 =4 =4 =4 =4 =9

Many of the detailed findings of the technical studies have been
incorporated directly into the civic infrastructure chapter of the
Objectives and Policies section. The full repartssaved in the
project file and shouldbe referenced by City stiawhen undertaking
related projects in the future.

Learning Scenarios

Many important questions were raised by residents and
stakeholders in Jasper Place about what redevelopment might
mean for their neighbourhoods. The Learning Scenarios were a tool
used to help determine the potential impacts and outcomes of
different types of redevelopment in Jasper Place, particularly in
regard to people and families, housing choices, local businesses,
transportation and accessibility, parks and open spaces, and
walkability.

The City hired consultants to build a computer model that tracked
changes to characteristics of the four Jasper Place neighbourhoods
under three hypothetical redevelopment scenarios including:
9 Existing land use opportunities with no changes proposed
1 Moderate increases in redevelopment opportunities aligned
with existing policies and current trends
1 Major changes with significantly increased opportunities for
redevelopment

Each scenario considm=d both a low and high uptake of the
development opportunities to reflect the fact that different future
market conditions may result in more or less redevelopménthe
low case, it wagassumed that 5% of properties redeveloped to the
full potertial allowed under the scenario. In the high case, it was
assumed thaB0% of propertiesedeveloped

The Learning Scenarios were undertaken with the input of a group
of community volunteers from the Jasper Place neighbourhoods,
including individual residentsnd business owners, as well as
representatives from noiprofit organizations, Community Leagues
and the Revitalization Steering Committee. Their input helped
ensure that the scenarios captured issues important to the
community, that the findings were coistent and that the process
was clearly communicated.

Through tracking and comparing the changes seen in the model, a
number of key insights were gained:

1 There is significaninused development capacity provided
in the existing zoning, particularly in commercial areas.

1 The ARP can create opportunities for redevelopment in
policy, but if private land owners choose not to redevelop
their properties, not much will change imeighbourhood
outcomes.

1 Providing new housing units through apartment
development alone will not increase housing choice.

1 Land uses that promote vibrant local businesses need to
consider both the supply of commercial space and the
number of local residentsvailable to support businesses.

1 Jasper Place is currently very walkable due to the existing
street network and mix of land uses.

9 The location of new housing should consider proximity to
key community amenities like parks, open space and transit.

1 The open pace needs of the population will need to be met
now and in the future.

1 Parking may need to be managed to address increased
pressure as population and businesses in the area increase.
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Housing Assessment

In order to better understand the current housing ditions in the
YySAIKo2dz2NK22RaX GKS /AGeQa wSlHt
Sustainability Branch appointed an external consultant to undertake
a Housing Assessment in Jasper Place. The purpose of the Housing
Assessment was to:

1 Develop a descriptive inventy of housing in Jasper Place's
four neighbourhoods and a statistical baseline of existing
housing conditions

T LRSY(GAFTe AyAUGAFIf A&daadzsSa | yR
residents, businesses, real estate professionals, and other
community stakeholders relatetd housing

A cross tabulation of census data was also undertaken to provide
key insights into Jasper Place demographics including:

1 Household composition

1 What types of housing individuals and families live in

1 What types of housing seniors live in

The Housing Assessment provided a range of statistics that were
incorporated into the Learning Scenarios, and informed the guiding
principles and policies of the ARP.

Utilities and Sewer Infrastructure Study

This study examined whether existiimgrastructure in Jasper Place
could accommodate additional development, people and
businesses in the neighbourhood. The study considered both
sanitary and storm water systems, as well as utilities such as water,
gas, electricity and phone lines.

The stud used the population and development projections from
the highest hypothetical redevelopment case considered in the
Learning Scenarios to understand if the existing infrastructure could
perform at a high level of redevelopment intensity. Although it is
unlikely that this level of redevelopment will occur over the next 15
20 years, this high hypothetical scenario was chosen to provide an
uppermost limit to ensure lower, more likely levels of
redevelopment could be accommodated.
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The study demonstrated thidhere is currently adequate capacity in
the saritaryisgsiem to 2aximingdate redgvRloptnéngily tBefutufd.

The study also found that the existing storm water system does not
fully meet current 1.5 year storm event requirements, which is
typical of Edmor y Q &
that redevelopment is unlikely to significantly increase this problem.
Since most of the area is already developed, there would not be a
Dagoy odadgelnahe ampuntof permigakle surfa¢e M3he area with
new develgment and therefore little change to the storm water
drainage patterns. The study did highlight the opportunity to
incorporate Low Impact Development (LID) measures on
redevelopment sites and within the public realm to improve the
baseline performance oht neighbourhood.

A review by EPCOR also assessed which upgrades to the water
distribution system may be needed with future redevelopment. The
study used the high hypothetical learning scenario projections to
assess fire flow standards against currend @otential future

zoning requirements. Some areas were identified for upgrades or
new infrastructure.

Overall, these studies found that the existing infrastructure is not a
constraint for future redevelopment and that there is potential for
building andsite design in redeveloped areas to improve the
existing storm water management system.

The study identified a number of key upgrades that could be made
to improve performance of the utilities system in Jasper Place and
may be required at the time of redelopment. These findings and

recommendations are found in the Objectives and Policies section.

YI GdzZNE ySAIKo2dzZNK22Rad ¢



Parks assessment CentralJasper Place Land Use and Transit Study
The City's Parks Land Planning Unit undertook an analysis of existing Sustainable Development and Edmonton Transit Services (ETS)

parks and open space in the four Jasper Place neighbourhoods. undertook a joint project to consider how the future LRT station at
Following current practice for mature neighbourhoods, three key 156 Street and Stony Plain Road could be integrated with the
indicators derived from the Urban Parks Management Plan were existing transit centreA consultant group was asked to develop a
used to assess the provision of existing park space, including: number of options, and evaluate these against key evaluation

1 Park space per population and area measures, including:

1 Distance and access to park space 1 Put People First

Safe, Efficient and Reliable Transit Operations
Make this a Great Urban Place

Ensure Value for Public Funds

Ensure @hased Approach

1 Type and diversity of park space

The indicators were adapted to reflect the character of the four
neighbourhoods. The findings of this study are included on existing
civic infrastructure pages in the Objectives and Policies section.

1
T
1
1

The final report sets out the process undertaken including internal

Mobility and Transportaton assessment discussions and public surveys. The report provides a range of
The City hired consultants to review the existing mobility conditions  options to be considered as the detailed design of the Valley Line
of Jasper Place for all modes including walking, cycling, public LRT moves forward in the future. The refpoformed a number of
transit, goods movement and vehicular traffic, as well asieet key ARP policies that should be considered as the detailed design of
parking. The purpose of the study wasunderstand current this work takes place in conjunction with the delivery of the Valley
mobility conditions in the area, and to identify any transportation Line LRT.
changes that may be required as a result of potential future
redevelopment. Highlevel historic character area review

¢CKS / AG&Qa | SNA G IgHevel revietv of JadpeR S NI 2 2
The study found that Jasper Place already has a strong-maottal Place to identify areas in the neighbourhoods where original street
transportation netwok that will be further improved when the character was still evident. The assessment looked for areas where
Valley Line LRT is constructed in the area. The study also found that elements such as original dwellings, lot siting and street eross
while the LRT is likely to increase traffic congestion in the area, sections were still intact ala a block face.
redevelopment anticipated as part of the ARP is not expected to
significantlyworsen the situation. The study noted the opportunity A number of areas were identified in Jasper Place and are shown on
to address traffic congestion by encouraging a shift to other modes  the proposed land use concepts maps contained in the Objectives
of travel and made a series of recommendations that have been and Policies section. The review also recommended that a Historic
incorporated into the ARP civic infrastructure policies. Resources Inventory covering all fourigigoourhoods be completed

in the future in order to aid in the specific identification of heritage
character areas and individual historic buildings in Jasper Place.
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VISION &
GUIDING
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2.1 Vision

The ARBupportsenhancing Stony Plain Road to become a
vibrant and wellused commercial streethrough pedestrian
oriented mixed use development that will enhance the
attractiveness of the urban realm and provide increased
population to support local busesses.

The ARRNcourages incremental change to accommodate a
variety of housing typesn order to increase available housing
choices for all. Enhanced opportunities for residential infill are
focused around transit, services and amenities.

P R I N I P L E’he ARPromotesimproved attractiveness and safethyy
ctivating neighbourhood edges, street frontages, and areas

adjacent to the public realm such as properties bordering
parks.

The ARRBupports enhanceaonnectivity and walkability
through guidance for existg pedestrian and cycling facilities,
and by highlighting opportunities for a more continuous
network within and beyond the Plan area.

The ARRBupports neighbourhood livabilitghrough
investment in parks, amenities and infrastructure.



2.2 Guiding principles

The Guiding Principles are the foundation for the overall plan vision and structure.

Housing choices promote vibrant and diverse
communities that provide housing opportunities
for all individuals and families

A mix of uses are provided near transit, and
these buildings are scaled to transition into the
neighbourhoods

Neighbourhood character is enhanced through
high quality development that responds to the
local context

Buildings and open spaces are designed to
promote and improve safet

Stony Plain Road is a vibrantell-used shopping
street with a mix of businesseto serve the local
communities

Jasper Place is safe and easy to get around,
walkability is supported and parking is
proactively managed

Parks and open spaces meet the needs of
residents, contribute to the sense of community
and enhance neighbourhood character

Adequate servicing infrastructure is provided to
accommodate thecumulative outcomes of
redevelopment

This principle responds to community desire for the neighbourhoods to accommodate fami
AAy3fSaz O02dz2L)X S& yR aSyA2NRER® ¢ K Andighbobrkoads

have a range of housing chogde meet diverse needs and create more socially sustainable

communities (The Way We Grow 4.4). Evidence from the Learning Scenarios showed tha
are few housing choices other than apartments or singlecle¢d dwellings in Jasper Place.

This principle reflects community feedback that new development should complement exis
neighbourhood character and provide transitions in scale. It also echoewi@#ypolicy to
promote medium and higher density residential and employment growth @ddLR T stations
and transit centres (The Way We Grow 3.3.1.1)

This principle reflects community feedback and City policy (The Way We Grow 5.2) that ne
development should be safe, attractive, and sensitive to existing neighbourhood character

This principle is informed by community concerns about neighbourhood safety, andi@ity
policy to ensure that public spaces and the buildings thexrhe them are inviting and saf@he
Way We Grow 5.6.1)

This principle reflects community aspirations for the Stony Plain Road comnuaneidbr, and
City objectives to support mixed use, transit supportive and walkable urban areas. (The Wi
Grow 5.2.1.6). Findings from the Learning Scenarios showed that there is an abundance o
commercial space beyond what can be supported by the |omalilation and that additional
population in the neighbourhood could help strike a healthier balance.

Thisprinciple is informed by community feedback that existing walkability should be
maintained, streets should be welcoming to pedestrians, and future parking needs address
proactively. These goals align with Gitide objectives to enhance walkability thrgln good
urban design (The Way We Grow 5.2.1.6, 5.6, 5.7). Findings from the Learning Scenarios
indicated that Jasper Place currently enjoys a high level of walkability.

This principle is informed by community input that green space is important to meeting
recreation and social needs, as well as contributing to neighbourhood character. It also ref
City-wide policy to serve Edmontonians with accessible and inclusiks pad open spaces
(The Way We Grow 4.3.1). A parks assessment also found that the quantity and variety of
and open space is lower in some neighbourhoods within Jasper Place.

This principle is informed by community input around the importance of adequate
infrastructure. It also reflects Cityide policy to ensure any infrastructure constraints are
addressed as redevelopment in matureigi@ourhoods occurs (The Way We Gidw.1.7).
Technical studiefound some existing constraints with infrastructure capacity that in some
cases could be improved with redevelopment and in other cases may exacerbate protilsm:
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3.1 Strategic Approach

The Jasper Place ARP facilitates strategic land use change over the
medium range time frame of 180 years. The ARP sets out a range of
opportunities for growth and change butaegnizes that full
redevelopment of the area is unlikely in this time frame. In order to
ensure realistic expectations and appropriate infrastructure planning,
the ARP assumes a maximum redevelopment rate of 30% of existing
properties, based on market amddevelopment trends throughout
Edmonton and Jasper Place.

LJ2

A number of opportunities are concentrated on Stony Plain Road to
establish a community focal point and to generate a catalyst for positive
change. As the vision for a vibrant Stony Plain Readhieved moving
forward, consideration for additional opportunities in other portions of
the plan area, such as 156 Street, could be considered.

The ARP does not set out Gijtiated rezonings for properties in Jasper
Place. The ARP instead providagignce on future rezoning and
redevelopment decisions. This approach is intended to avoid
contributing to existing patterns of development in Jasper Place where
many properties are currently not developed to the full allowance
permitted under existing zang. Higher zoning can result in
disinvestment as landowners wait to maximize development potential,
or can cause land prices to become too high for small scale Tidke

are also a variety of zones that can be used to meet the objectives of
the ARP ad it is not always possible for paamptive zoning to

anticipate exact market requirements.

Similarly, the Jasper PlacePAprovides guidance on the tyjpad scale
of buildings in different areas, but it does not refer to specific zones.
This is because there are a number of zones that may meet the
objectives of the ARP, and because the Zoning Bylaw is a living
document and may change over the time periwfidhe ARPIn the past,
there have been instances where an ARP refers to a zone that has
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changed or is no longer in existence, making it difficult to understand
the original intent of the ARP.

By providing clear guidance on the objectives of each larchusa and
the range of building types, instead of referring to specific zones, the
ARP provides robust and lotasting direction for the area even if the
Zoning Bylaw changes over time. This approach also allows the
neighbourhoods to evolve in step witlther Citywide initiatives
undertaken in the Zoning Bylaw.

The level of opportunity provided in the Jasper Place ARP has been
considered in the wider City context. The ARP supports redevelopment
that both contributes to the success of Jasper Place and aims to
compliment rather than compete with, other developmeapportunity
areas within Edmonton, such as Blatchford, Downtown, and other TOD
areas.



3.2 Section structure

Jasper Place is made up of four unique neighbourhoods, each with
separate histories and current conditions. The Jasper Place
neighbourhoods also share common features, including the Stony Plain
Road commercial corridor, parks and open spaces, mobility networks
and utility infrastructure.

In order to reflect the individual characteristics of each neighbourhood
while also addressintpeir shared features, the information in the
Objectives and Policies section is presented at three scales:

1 Jasper Place as a whole

91 Each of the four neighbourhoods individually

i Stony Plain Road focus area.

¢tKS ! wt Q&
and civic infrastructure

Britannia Youngstown

Stony Plain Road focus area

Glenwood West Jasper Plac

Figure 3: Geographic scale
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Land use chapter

This chapter relates to the buildings and functions contained within
individual parcels of land. In general, these properties are owned by
private citizens or businesses. The land use policies provide important
information for those looking to: purchase, redevelop or renovate
properties in Jasper Place; apply for a rezoningluding Direct Control
zones; those undertaking discretionary development in Jasper Place;
and City staff responsible for reviewing these applications.

The land use chapter provides the following information for each of the
three geographic scales:
1 Amap and written analysis of current land use conditions
1 A proposed land use map showing the overall concept
1 A detailed land use policy table
FNBE aSd 2dzi A
The land use policy tables include three columns for each of the land
use areas identified on the maps:
1 The Purpose of the land use area
1 The Supported built form and locations for different building
types
1 The Key policies that guide building and site design features

Policies should be referenced by the neighbourhood code and number
in the coloured headinépr each policy table, followed by a period and
the specific policy number. For example, SPR1.1.

Interpretation

¢KS fAald 2F W{dzZJIRNISR odzf
be permitted or discretionary uses in a variety of zones. When
determining the appropriate zones to apply, the purpose of the land use
area will be considered against the stated purpose of the zone to ensure
consistency and alignment.

T2N¥Q
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0§KS %2y Ay3 tobeibtérpseled to indan that iladpermitted

or discretionary use meets the location regulations of the existing

zoning on site, the ARP would support the building type.

21



Land use policies are generally focusedtanbuilt form of new
development. ResidentidRelated Use Classes and Community,
Educational, Recreational and Cultural Service Use Classes are
supported throughout Jasper Place, provided they are in scale with the
relevant land use area, and that any mipated traffic, noise, or
nuisance impacts can be effectively mitigated.

2 KSy (KS flFyR dzaS L2t AOASaE
expected to be followed, with the possibility of exceptions due to valid
planning principles or demonstrablaidship.

Civic infrastructure chapter

This chapter refers to the roads, utilities, parks and open spaces that are
part of each neighbourhood. In general, these are owned and controlled
by the City of Edmonton or other civic partners such as school board
and utilities companies. The civic infrastructure policies should be
referenced toinform City projects and investment.

For each geographic scale in the civic infrastructure chapter, there is:
1 A map and written analysis of existing civic infrastruetur
1 A map of the proposed civic infrastructure investments

Due to the shared nature of these civic infrastructure elements, the civic
infrastructure policies are contained in a single policy table for the
whole of Jasper Plac€ivic infrastructureolicies have been divided
into four categories:

9 Parks and open space

1 Mobility

1 Infrastructure

9 Historic resources

The civic infrastructure policy table includes three main components:
1 The overall purpose of each policy category
1 The key policies that gie investment in civic infrastructure
1 The implementation resources and links to other City initiatives
that support delivery of the policies

Policies should be referenced by the category code and number in the
coloured heading for each policy table|lbwed by a period and the
specific policy number. For example, PO1.1.
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Interpretation
When the cvic infrastructure policiesuse a KI £ f € X
to City Administration in terms of:
1 Incorporating specific projects into existing fundangd
prioritization programs, or developing funding packages for
consideration by Council.

0KAA& LINE
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to land sales, easement agreemsnand project design
elements.
When civic infrastructure policiesiuS G a K2 dzf R¢€ X (KA &
opportunity that depends on external decisions or other partners for
delivery.

KA

It is important to note that all civic infrastructure recommendations
made in the ARP are subject to Council prioritization and funding
availablity. The civic infrastructure policies are also ldgagnm

objectives to be implemented over the full period of the ARP, which is
15 to 20 years.

Linkages between land use and civic infrastructure

The land use policies are intended to provide guidangaroperty

owners and City staff when considering a site specific application for
rezoning or redevelopment. However there are instances where a
property may have a related civic infrastructure policy that will need to
be taken into consideration. Exampli@slude requirements for
walkways, reestablishing laneways or making utility upgrades.



All applicants and City staff are encouraged to review both the land
use and civic infrastructure policies in order to ensure all requirements
of adevelopment are being met.

EPCOR Water advises that water distribution infrastructure may need to
be upgraded in order to support developments within some areas
contained within the Jasper Place ARP. These upgrades may include the
installation or reloction of fire hydrants, the installation or

replacement of water distribution mains, and the abandonment or
installation of services. In keeping with EPCOR policy, and as per City of
Edmonton Waterworks Bylaw Number 12585, the applicant/owner will
be resporible for all costs associated with providing City standards of
water supply, including any changes to the existing water infrastructure
required by these proposals. All construction must adhere to the most
recent version of the City of Edmonton's Desigd &onstruction

Standards at the time of constructioBPCOR Water should be

contacted in the planning stages of each proposed development to
determine what improvements will be required.
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Graphic guide

The ARP uses a variety of graphics to help navigate and interpret the
plan. This page provides an explanation of the graphics you will see in
the comingpages.

Garage or
OC]garden suite

Small scale
commercial

Existing condition maps are provided with call out boxes that discuss
key features of the area. Proposed maps with corresponding call out
boxes then discuss how these conditions are responded to in policy. The - ,
call out boxes on the proged maps for the neighbourhoods and Stony 2 = = RS
Plain Road focus area provide the policy reference number, the purpose Apartment
of the policy, and icons showing the key guiding principles that are
addressed by the poligs shown on page 19

Each map also has a legenith small icons showing the typef
buildings permitted. Figure 4 shows what each icogpresens.

-

E Commercial | ! Mixed use
| ]

Figure 4: Graphic guide
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